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LEGION ARTS OPERATING PLAN

Executive Summary

This plan provides a careful and detailed assessment of specific, ongoing
property and land operations associated with Legion Arts in Cedar
Rapids, lowa. Grounding this project within a sustainable fiscal reality
entails linking the vision of Legion Arts with a clear understanding of
realistic operating expenses and reasonable revenue generating
expectations.

The I-JOBS applicant, Legion Arts, will form a new, nonprofit subsidiary
known as CSPS Management Group. Ownership of the renovated
physical structures — the existing CSPS and the Firehouse — and land that
are a part of this application will be fransferred from Legion Arts to CSPS
Management Group.

CSPS Management Group, acting as owner and landiord, will operate
and maintain the physical structures and land for use by its tenant
organizations. The landlord will cover all of its operating and maintenance
costs from the rents and/or chargebacks paid by the tenants.

Two spaces in the renovated structures will be leased to commercial
tenants, in an approximate, combined total of 4,261 sq. ft. The remainder
of the spaces and the land will be leased to Legion Arts, in an
approximate total of 23,450 sq. ft.

Similar to other facilities around the country, the financial activity
associated with tenant programming of this facility will far outweigh the
initial investment in bricks and mortar in a relatively short period of time.
The Legion Arts board of directors has chosen to advance the project with
the understanding that the tenants who bring their programs, participants,
customers, and audience members to the facility will do so autonomously,
except for lease and cost sharing arrangements agreed to in advance by
all parties.

The vision of Legion Arts anticipates a vibrant center for arts, civic, and
educational activity; a place where talent, creativity, learning and
productive partnerships are fostered. This operating plan defines the
deliverable of this vision as providing space designed and built to specific
needs and operated in a manner that provides Legion Arts with an
affordable, long term home where it can contfinue and enhance its
service to the Cedar Rapids region.
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LEGION ARTS OPERATING PLAN

CONSOLIDATED OPERATING PLAN

This analysis projects reasonable revenues and expenses and establishes a
fair cost sharing structure that will serve as a basis for lease agreements
with tenants. This plan reflects rental rates set at a level commensurate
with operating expenses for the facility. No land, building construction, or
development expenses will be paid by tenants.

CSPS MANAGEMENT GROUP 5-YEAR PRO
FORMA

Month Year1 Year2 Year3 Year4d Year5

INCOME ]

Commercial Tenants Total 2,662 31,946 32,809 33,695 34,605 35,539
Commercial 1 1,158 13,896 14,272 14,657 15,053 15,459
Commercial 2 1,504 18,050 18,537 19,038 19,552 20,080

Legion Arts Tenant Total 8,863 104,359 109,231 112,180 115,209 118,320
Legion Arts - General 7,467 89,610 92,029 94,514 97,066 99.686
Legion Arts - Firehouse 581 6,967 7,155 7,348 7,546 7,750
Legion Arts - Incubator 815 9.783 10,047 10,319 10,597 10,883

TOTAL INCOME ] 11,525 138,306 142,040 145,875 149,814 153,859

EXPENSES |

Administration & Management 3,032 36,387 37,369 38,378 39,415 40,479

Operations & Maintenance 989 11,863 12,183 12,512 12,850 13,197

Security, Fire, Safety 247 2,889 2,967 3,047 3,130 3,214

Utilities 4,619 55422 56,918 58,455 40,033 41,654

Property 1,145 13,745 14,116 14,497 14,888 15,290

TOTAL EXPENSES ] 10,025 120,306 123,554 126,890 130,316 133,835

| SURPLUS (DEFICIT) [ 1,500 18,000 18,486 18,985 19,498 20,024

The plan presents an operating strategy that sets cost sharing rental rates
at a level that is both affordable for the organizations that make their
homes and present their programs at the facility and sufficient to cover
basic facility costs and services. In its initial full year of operations, total
income and expenses are projected at a break-even point of $120,300 to
which a contingency of 15% has been added in the form of surplus to

cover unanticipated costs.

Income and expenses are projected to increase by a factor of 2.7%

annually.
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LEGION ARTS OPERATING PLAN

INCOME

This plan anticipates that the two commercial tenants will pay a monthly
base rent plus a portion of shared costs, based upon square footage. The
third tenant, Legion Arts, will not pay base rent but will pay its shared costs.
Legion Arts expects that its costs will be allocated internally among three
primary program areas: General, existing performance and gallery; new,
Firehouse artist-in-residence activities; and a new Incubator program that
provides shared space and services o small and emerging artists and
organizations. Costs for the three program areas are noted below for
planning purposes only.

No assumptions have been made about the level of potential fundraising
possible for this facility. While it is not unusual for such facilities to solicit
annual operating contributions, it is planned that this facility will be self-
sustaining and will not compete for philanthropic support.

EXPENSES

Expenses associated with operating the facility are related solely to
managing and maintaining the facility. All programming within the facility
will be the responsibility of the tenant organizations.
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LEGION ARTS
CSPS MANAGEMENT GROUP

KEY ASSUMPTIONS:

LEGION ARTS
 Existing nonprofit organization

CSPS MANAGEMENT GROUP

» New, nonprofit subsidiary of Legion Arts

» Owns, operates and maintains land and buildings

» Needs to cover all costs of property and operations from tenant income

TENANT MIX = 27,711 sq ft
» Based on Solum Lang Option 2 layout, 7/28/09
* CSPS: 26,175 sq ft
« Commercial 1 Lease: 2910 x 50'2 = 1,496 sq ft (11th back corner)
» Commercial 2 Lease: 25'1 x 110'3 = 2,765 sq ft (11th & 3rd corner)
* Legion Arts Lease: Balance of CSPS Building
« 1st Floor Incubator & Box Office = 25'1 x 86'0 = 2,157 sq ft
* 1st Floor Studio & Classroom = 30'0 x 110'3 = 3,307 sq ft
* 1st Floor Lobby & Lower Gallery = ~1,013 sq ft
» 1st Floor Restrooms = 20'0 x 24'0 = 480 sq ft
* 2nd Floor = 80'3 x 140'2 = 11,218 sq ft
* Mezzanine = 29'10 x 50'2 = 1,506 sq ft
* Lodge Level = 50'2 x 44'6 = 2,233 sq ft
* Firehouse: 1,536 sq ft
* Legion Arts Lease
* 1st Floor = 768 sq ft
» 2nd Floor = 768 sq ft



[CSPS MANAGEMENT GROUP 5-YEAR PRO FORMA

Month Year1 Year2 Year3 Year4 Year5
INCOME |
Commercial Tenants Total 2,662 31,946 32,809 33,695 34,605 35,539
Commercial 1 1,158 13,896 14,272 14,657 15,053 15,459
Commercial 2 1,504 18,050 18,537 19,038 19,552 20,080
Legion Arts Tenant Total 8,863 106,359 109,231 112,180 115,209 118,320
Legion Arts - General 7,467 89,610 92,029 94,514 97,066 99,686
Legion Arts - Firehouse 581 6,967 7,155 7,348 7,546 7,750
Legion Arts - Incubator 815 9,783 10,047 10,319 10,597 10,883
TOTAL INCOME |11,525 138,306 142,040 145,875 149,814 153,859
EXPENSES |
Administration & Management 3,032 36,387 37,369 38,378 39,415 40,479
Operations & Maintenance 989 11,863 12,483 12,512 12,850 13,197
Security, Fire, Safety 241 2,889 2,967 3,047 3,130 3,214
Utilities 4,619 55,422 56,918 58,455 60,033 61,654
Property 1,145 13,745 14,116 14,497 14,888 15,290
TOTAL EXPENSES I 10,025 120,306 123,554 126,890 130,316 133,835
TOTAL INCOME |11,525 138,306 142,040 145,875 149,814 153,859
TOTAL EXPENSES (10,025 120,306 123,554 126,890 130,316 133,835
SURPLUS (DEFICIT) | 1,500 18,000 18,486 18,985 19,498 20,024




[CSPS MANAGEMENT GROUP PROFIT & LOSS |

Month Year1 Year2 Year3 Year4 Year5

INCOME | 2.7% 2.7% 2.7% 2.7%
Commercial Tenants Total 2,662 31,946 32,809 33,695 34,605 35,539
Commercial 1 1,158 13,896 14,272 14,657 15,053 15,459
Rent 750 9,000 9,243 9,493 9,749 10,012
Administration / Management 113 1,353 1,389 1,427 1,465 1,505
Operations & Maintenance 24 288 296 304 312 321
Security, Fire, Safety 7 86 88 91 93 95
Utilities 249 2,992 3,073 3,156 3,241 3,328
Property 15 177 182 187 192 197
Commercial 2 1,504 18,050 18,537 19,038 19,552 20,080
Rent 750 9,000 9,243 9,493 9,749 10,012
Administration / Management 208 2,500 2,568 2,637 2,708 2,781
Shared Operations & Maintenance 44 533 548 562 577 593
Shared Security, Fire, Safety 13 159 163 167 172 176
Utilities 461 5,530 5,679 5,833 5,990 6,152
Shared Property 27 328 337 346 355 365
Legion Arts Tenant Total 8,863 106,359 109,231 112,180 115,209 118,320
Legion Arts - General 7,467 89,610 92,029 94,514 97,066 99,686
Rent 0 0 0 0 0 0
Administration / Management 2,284 27,410 28,150 28,910 29,691 30,493
Operations & Maintenance 775 9,303 9,554 9,812 10,077 10,349
Security, Fire, Safety 186 2,228 2,288 2,350 2,414 2,479
Utilities 3,293 39,514 40,581 41,677 42,802 43,957
Property 930 11,154 11,456 11,765 12,083 12,409
Legion Arts - Firehouse 581 6,967 7,155 7,348 7,546 7,750
Rent 0 0 0 0 0 0
Administration / Management 178 2,131 2,189 2,248 2,308 2,371
Operations & Maintenance 60 723 743 763 783 805
Security, Fire, Safety 14 173 178 183 188 193
Utilities 256 3,072 3,155 3,240 3,328 3,417
Property 72 867 891 915 939 965
Legion Arts - Incubator 815 9,783 10,047 10,319 10,597 10,883
Rent 0 0 0 0 0 0
Administration / Management 249 2,993 3,073 3,156 3,242 3,329
Operations & Maintenance 85 1,016 1,043 1,071 1,100 1,130
Security, Fire, Safety 20 243 250 257 264 271
Utilities 360 4,314 4,430 4,550 4,673 4,799
Property 101 1,218 1,251 1,284 1,319 1,355
TOTAL INCOME | 11,525 138,306 142,040 145,875 149,814 153,859




EXPENSES

Administration / Management 3,032 36,387 37,369 38,378 39,415 40,479
Personnel 2,088 25,058 25,735 26,430 27,143 27,876
Communications 21 253 259 266 274 281
Incubator / CSPS Shared Services 517 6,204 6,372 6,544 6,720 6,902
Office Supplies 20 240 246 253 260 267
Permits & Fees 36 432 444 456 468 481
Legal Services 0 0 0 0 0 0
Audit Services 335 4,020 4,129 4,240 4,354 4,472
Travel / Lodging 5 60 62 63 65 67
Membership Dues 0 0 0 0 0 0
Miscellaneous 10 120 123 127 130 133

Operations & Maintenance 989 11,863 12,183 12,512 12,850 13,197
Janitorial 268 3,220 3,307 3,397 3,488 3,583
Carpet Cleaning 25 299 307 315 324 332
Window Washing 25 301 309 317 326 334
Elevator 233 2,797 2,872 2,950 3,030 3,111
Equipment 25 299 307 315 324 332
Electrical Systems 15 179 184 189 194 199
Heating, Ventilation, Air Conditioning 78 932 957 983 1,010 1,037
Snow 85 1,016 1,043 1,072 1,100 1,130
Refuse / Recycling 218 2,616 2,687 2,759 2,834 2,910
Grounds Maintenance 17 204 210 215 221 227

Security, Fire, Safety 241 2,889 2,967 3,047 3,130 3,214
Locks & Keys 8 100 102 105 108 111
Security Contracts 100 1,200 1,232 1,266 1,300 1,335
Fire & Safety 132 1,590 1,633 1,677 1,722 1,768

Utilities 4,619 55,422 56,918 58,455 60,033 61,654
Electricity 693 8313 8,538 8,768 9,005 9,248
Water & Sewer 462 5,542 5,692 5,846 6,003 6,165
HVAC 3,464 41,567 42,689 43,841 45,025 46,241

Property 1,145 13,745 14,116 14,497 14,888 15,290
Signage 25 299 307 315 324 332
Insurance 797 9,562 9,820 10,085 10,357 10,637
Real Estate Taxes 0 0 0 0 0 0
Real Estate Assessments 0 0 0 0 0 0
Asset Management Fee 0 0 0 0 0 0
Capital Improvements 75 896 921 945 971 997
Replacement Reserve 199 2,390 2,455 2,521 2,589 2,659
Depreciation / Amortization 0 0 0 0 0 0
Other 50 598 614 630 647 665

TOTAL EXPENSES |10,025 120,306 123,554 126,890 130,316 133,835
TOTAL INCOME | 11,525 138,306 142,040 145,875 149,814 153,859
TOTAL EXPENSES | 10,025 120,306 123,554 126,890 130,316 133,835
SURPLUS (DEFICIT) | 1,500 18,000 18,486 18,985 19,498 20,024
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